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. SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: Richard Thorne Property Owner: Howland Family Trust
Parcel Number: 035-312-007 Lot Area: 10,918 sq. ft.

General Plan: Low Density Residential Zoning: RS-15 (Residential Single Unit)
(MAX 3 DU/Acre)

Existing Use: Single Family Residential =~ Topography: 17.4%

Adjacent Land Uses:

North — RS-15; 1206 Harbor Hills Drive — Single Family Residential (1-story)
East — RS-15; 1187 Harbor Hills Drive — Single Family Residential (2-story)
South — RS-15; 1177 Harbor Hills Drive — Single Family Residential (2-story)
West — RS-15; 1211 Harbor Hills Drive — Single Family Residential (2-story)

B. PROJECT STATISTICS
Existing Proposed
Ground Floor 2,591 sq. ft. (net) 2,207 sq. ft. (net)
Basement - 1,349 sq. ft. (net)*
Attached Accessory - 204 sq. ft. (net)*
Garage 406 sq. ft. (net) 552 sq. ft. (net)*
* = true square footage; 50% square
footage reduction for FAR
calculations applicable (SBMC
§30.20.030.2.b)
C. PROPOSED LOT AREA COVERAGE
Building 3,574 sq. ft. (32.74%)
Hardscape (including decks) 1,580 sq. ft. (14.47%)
Landscape 5,764 sq. ft. (52.79%)

D. FLOOR-AREA RATIO (FAR)

Maximum Required FAR: .354 (3,865 square feet (net))
Existing FAR: .275 (2,997 square feet (net)); 55% of the required maximum
Proposed FAR: .299 (3,260 square feet (net)); 84% of the required maximum
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V.

DISCUSSION

The proposed project includes an interior remodel to an existing single family residence that
would include construction of a basement. The proposal also includes new decks at the rear and
eastern side of the residence, as well as a covered porch and covered balcony at the front of the
residence (Harbor Hills Drive street frontage). The subject lot resides on a curve of Harbor Hills
Drive, essentially on a corner. The existing residence is nonconforming to the front setback,
eastern interior setback, and western interior setback.

A. Lot Creation and Previously Approved Variance

On August 19, 1976, the Board of Land Use Controls approved a Tentative Subdivision Map
creating the subject lot, as well as an interior setback variance allowing an existing garage to
remain 8’-0” from the eastern interior property line and the residence to remain 8’-0” from the
western interior setback in lieu of the required 10°-0” interior setbacks. Zoning and Development
Review staff reviewed the approved variance (Exhibit C), and determined that the variance
established an 8’-0” interior setback for the property in perpetuity.

A proposed roof deck would sit directly atop the existing garage footprint, with an 8’-0” interior
setback. While reviewing the variance, Zoning and Development Review staft determined that
because the roof deck respects the existing building line and approved 8’-0” interior property
line, no interior setback modification is required even though the overall deck size exceeds the
allowable encroachments for upper story balconies and decks described in the Santa Barbara
Municipal Code (SBMC) Section 30.140.090.

B. Design Review

The Single Family Design Board (SFDB) reviewed the subject project on August 21, 2017 and
November 27, 2017. At both hearings, the SFDB specifically commented on the proposed roof
deck atop the garage on the eastern side of the property and referenced SFDB Guidelines
regarding a suggested 15°-0” minimum distance for roof decks and upper story balconies from
interior lot lines. The applicant has redesigned the deck since the SFDB last reviewed it, as the
applicant removed a proposed barbecue from the SFDB 15°-0” guideline area. The area atop the
garage, within the 8°-0” setback, is now only open area. The deck, and the rest of the project, will
require approvals from the SFDB after any Staff Hearing Officer approval that is granted.

See Exhibit D for the full SFDB minutes.
C. Modification Request and Required Findings

The applicant is requesting a front setback modification to allow for construction of a proposed
front porch and a balcony. Per SBMC Section 30.250.060.F, the Staff Hearing Officer is required
to make the following findings to approve the requested Modification.

1. The Modification is consistent with the general purposes of this Title or the specific
purposes of the zoning district in which the project is located; and

2. The Modification is necessary to accomplish any one of the following:

a. Secure an appropriate improvement on a lot; or
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b. Prevent unreasonable hardship due to the physical characteristics of the
site or development, or other circumstances, including, but not limited to,
topography, noise exposure, irregular property boundaries, proximity to
creeks, or other unusual circumstance; or

c. Result in development that is generally consistent with existing patterns
of development for the neighborhood, or will promote uniformity of
improvement to existing structures on the site; or

d. Construct a housing development containing affordable residential units
rented or owned and occupied in the manner provided for in the City's
Affordable Housing Policies and Procedures

Front Setback Modification

The original construction of the residence received final building approvals on December 8,
1965. The City down-zoned many areas in the 1970’s, including the subject neighborhood. The
applicable zone became E-1 (now RS-15 under SBMC Title 30) with a 30°-0” front setback.
Thus, the residence is now considered nonconforming to the required front setback.

The applicant proposes a new covered front porch. SBMC Title 30 does allow for front porches
to encroach within the required front setback (SBMC §30.140.090.D.6); however, the proposed
porch exceeds the maximum size porch allowed without a modification (approximately 10°-0” x
13°-0” is proposed, where 16°-0” x 6-0 is allowable). The proposed porch would observe an
approximate 16’-0” front setback from the front property line (inclusive of the existing easement
across the first 8’-0” of the property).

The project also includes a proposed balcony to the east of the proposed porch. The balcony
measures approximately 8°-9” x 3’-0” and would respect an approximate 17°-0” front setback. A
modification would not be applicable if the proposed balcony had no covered roof, despite the
building’s nonconformity to the front setback (SBMC §30.140.090); however, a roof extension
is proposed to cover the balcony, and would create a gable over the balcony. The proposed porch
and balcony would have gables, mirroring an existing gable on the residence. The Single Family
Design Board had no comments regarding the gables specifically, but noted at the November 27,
2018 hearing the balcony at the front of the lot as acceptable in regards to the overall design of
the project.

Staff supports both the porch and balcony as front setback encroachments as appropriate
improvements. The proposal would create a formalized entrance and balcony, both of which
would feature architectural details similar to the existing design, and would observe respectable
front setbacks for what the elements contribute to the residence’s appearance from the street.

D. Environmental Review

According to the City’s Master Environmental Assessment Report, the project is not located in
an archaeological or biological sensitivity overlay area. As such, staff did not require any
technical reports for environmental review. Since the proposal includes more than 500 square
feet of new replaced impervious surfaces in the Hillside Design District, Storm Water
Management Plan (SWMP) Tier 3 best management practices apply. The Creeks Division has
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preliminarily reviewed the proposed Tier 3 plan and given comments; the applicant must finalize
the plan prior to the project receiving Final Approval from the Single Family Design Board.

Staff finds the scope of the entire proposed project exempt from the California Environmental
Quality Act (CEQA) under categorical exemption 15301 (Existing Facilities) and 15305 (Minor
Alterations in Land Use Limitations).

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds that the front setback modification is consistent with the purposes
and intent of the Zoning Ordinance and is necessary to secure an appropriate improvement on
the lot (formalized front entrance and covered balcony, both with architectural features
characteristic of the proposed design).

The proposed porch, while approximately 35% larger than an allowable encroachment, is not an
unreasonable size at approximately 130 square feet, and would respect approximately a 9°-0”
front setback. The subject lot is located on a curve of Harbor Hills Drive, essentially a corner,
and the proposed area is meant to add architectural interest and allow for rain cover outside the
front door, and not designed as habitable space, limiting any privacy concerns for neighbors.

Similarly, the proposed balcony adds architectural interest to the street-facing fagade, and offers
an allowable amount of square footage off the proposed living room. The only reason the balcony
requires a front setback modification is that it is proposed to have a roof covering; it is consistent
with all other criteria of an allowable encroachment as outlined in SBMC §30.140.090. The
gabled roof covering does not make the balcony itself any more intrusive to the public street it
faces, and adds architectural interest to the project.

Exhibits:

o0

Site Plan (under separate cover)

Applicant's letter, dated March 21, 2018

Board of Land Use Controls Resolution No. 398, dated August 19, 1976
SFDB Minutes, dated August 21, 2017 and November 27, 2017

Contact/Case Planner: Stephanie Swanson, Assistant Planner
(SSwanson@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101

Phone: (805) 564-5470 x4569







City of Santa Barbara
California

*** SEPARATELY DISTRIBUTED EXHIBIT A ***

Exhibit A: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT A


http://www.santabarbaraca.gov/




Richard T. Thorne- Architect

Architecture and Planning

6924 Shadow Wood Drive RECEII/
Moorpark, CA 93021 ED

805-969-98979 Yar 27 2018

Cir o
I3
7-11-17 revised 3-21-18 PLANNA SANT,
N, BA
Staff Hearing Officer ING py RBARA
City of Santa Barbara
PO Box 1990

Santa Barbara, Ca 93102-1990

Re: Modification Request for 1199 Harbor Hills Drive; Assessor’s Parcel 035-312-007; Land Use Zone E-1

Dear Staff Hearing Officer:

There is an existing one store residential home at the north property line. It sits over a two-car garage
at the north-east corner of the property. The existing square footage of the residence (all on one story)
is 2591 sq. ft. and the garage which sits under the north east corner of building is 406 sq. ft. The house
and garage both encroach into the revised zoning setbacks on the east, north and west property line
setbacks. All building on the site have building permits according to City building files.

The proposal is to excavate under the existing deck line and building creating basement living area.
Proposed is to build a new covered front porch and a cantilevered deck at the north property line.
Additionally, modifying the east wall of existing, adding upper level deck. These areas will align with the
existing residence/garage east wall and therefore the existing setback. Additional living space will
extend to the south creating a roof deck for the upper level. A deck is proposed at the lower (basement
level) to create additional flat open space for that level. The existing building mass and roof lines are
being maintained, except for the second story 15 foot reduction at the north east corner, to retain or
reduce the bulk and scale looking from the north, east, and west. From the south, the deck areas step
back as you go up to minimize the exposure of under deck while creating significant flat exterior living
space.

The modifications being requested are: (1) the east property line to allow for the relocation and size
changes in the exterior wall openings, the cutting back of the second floor 15 feet + creating_a roof deck
over the existing garage. (2) the north property line, adding a cantilevered deck above the garage door
and covered front porch. The requested design and modifications were reviewed by the Residential
Design Review Board and were supported for the design, with one concern remaining being the deck
over the garage on the east side. The concern was that it would set a president, if approved, for
allowing decks within 15 feet of side yard property line. The deck in question is not at your typical side
yard but more like a second front yard like a corner lot. The requested approvals will allow the home
owner to configure the home for future retirement, and the need for added guest rooms and
entertainment areas/decks.

The major benefit for the modifications are that they will enhance the existing wall profiles at the east
property line by pushing the building mass back 15’ + at the 2" floor and reduce the bulk and scale of
that existing north/east corner. The modification requested, deck/cutback at the north east corner, also
opens views to the ocean from the properties across the street. This proposed change was reviewed by



the home owner at the east and she indicated at the SFDR meeting that this was not a determent to her
property in any way. The changes will also add additional architectural character to the north/street
property line. The existing home sits at the “T” of the intersection of two streets and the modification
would have only positive impact on the bulk and scale especially as seen from the north east.

The south side building mass is being proposed to step into the hill at the center of the property. This is
being done to minimize the impact to the neighbors on the west and east. There are no neighbors
directly impacted on the south side. The decks and lower level living space step back to the main house
therefore not exposing the underside of the decks while accomplishing needed flat exterior space.

Thank you for your consideration.

Sincerely.

%&‘icjﬁfi\izzrxm

Richard T. Thorne
{owner’s agent)
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